
 

PLANNING COMMISSION MEETING 
  City of Gardner, Kansas 

Council Chambers, City Hall 
Monday February 22, 2021 

7 p.m. 
 

 CALL TO ORDER 
 
The meeting of the Gardner Planning Commission was called to order at 7:01 p.m. on Monday 
February 22, 2021, by Chairman Scott Boden. 
 
PLEDGE OF ALLEGIANCE 
 
Chairman Boden led the Pledge of Allegiance. 
 
 ROLL CALL 
 
Commissioners present: 

Chairman Boden 
Commissioner Ford 
Commissioner Ham 
Commissioner Meder  

Commissioners absent: 
           Commissioner McNeer 
 Commissioner Hansen 
Staff members present: 

Robert Case, Chief Planner 
David Knopick, Community Development Director 
Spencer Low, City Attorney 
Melissa Krayca, Administrative Assistant 
 

There was 1 member of the public in attendance. 
 
 

CONSENT AGENDA 
 

1. Approval of the minutes as written for the meeting on January 26, 2021. 
 
Motion made by Commissioner Ford to approve the consent agenda item, seconded by 
Commissioner Meder. 
Motion passed 4-0. 

 
 

REGULAR AGENDA 
 

1. SP-20-09: Site Plan Review for Freddy’s and Small Commercial Pad Site  
 
Mr. Robert Case, Chief Planner, presented the information found in the staff report for this project 
located at the Northeast corner of E Main Street and Cedar Street.  The property is zoned C-2 
and includes lots 1 and 2 of the Blue Valley Subdivision. Freddy’s will be located on lot 1 and the 
entire site is also within the recently adopted Gardner Main Street Corridor Plan area. The site 
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plan provides for ample access to the site from Cedar and Shawnee Streets and a shared cross-
access with the QuikTrip property to the east. The building meets design standards with a variety 
of complementary materials, awnings and parapet heights to add interest. The site plan shows 
the required number of trees and shrubs.  Sidewalks shall be installed along all street fronts, with 
the sidewalks along Main Street are to be moved closer to the property line and further away from 
the curb. This is one of the conditions for approval.  Staff has found that the site is capable of 
accommodating the buildings, uses and other site design elements. The design and arrangement 
of buildings and open space is consistent with good planning and landscaping design and is in 
substantial compliance with the code.  Staff recommends approval of the Site Plan with 
conditions. 

 
Dan Willems on behalf of Freddy’s and Austin Lange, BHC Rhodes Architecture & Engineering 
were present via zoom to answer any questions. 
 
COMMISSION DISSCUSSION: 
 
Commissioner Meder stated she likes the recommendation for the sidewalk to be set back further 
from the curb and is happy to see no entrance/exit on Main Street.   
 
Commissioners Ham, Ford and Boden did not have comments but were pleased with the Site 
Plan for Freddy’s. 
 

Motion was made after review of Application SP-20-09, a site plan for Freddy’s, located at 
the northeast corner of Main and Cedar Streets, and site plan dated January 22, 2021, and 
staff report dated February 22, 2021, that the Planning Commission approve the site plan 
application provided the following conditions are met: 

 
1. Moving the sidewalk along Main Street to at least 6’ from the back of curb and 

coordinate construction of the sidewalk with the City Engineer; 
2. Approval of the Traffic Impact Study and Storm Water Management Plan by the City 

Gardner Public Works Department prior to the issuance of a building permit; and 
3. Before any development can occur on Lot 2, a site plan application will need to be 

submitted and approved 
 
Motion by Commissioner Ford and seconded by Commissioner Ham. 
Motion passed 4-0. 
 
2. Consideration of proposed Title 17 Land Development Code amendments (Public 
Hearing) 
 
Mr. Dave Knopick, Community Development director presented the proposed amendment 
revisions to several chapters of Title 17 Land Development Code. Over the past few months staff 
has encountered several sections of the LDC that require adjustment, clarification or updating in 
the various chapters of the LDC.  The proposed amendments were provided to the Planning 
Commission at the January 26, 2021 meeting.  Subsequently, the proposed amendments have 
been reviewed by the City Attorney and a public hearing notice has been published for 
consideration of the proposed amendments at this meeting. 

 
Mr. Knopick presented a summary presentation of the issues to be addressed, by the specific 
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proposed revisions and potential changes in the staff report, per the following framework. 
 
Chapter 17.01 General Provisions 
The proposed language in this section is related to the zoning of annexed land.  The current 
language, which states that the zoning classification of property changes from the prior 
jurisdiction’s zoning district to a corresponding City zoning district when the land is annexed into 
the City, is in conflict with State of Kansas court rulings / findings.  Therefore, changes are 
proposed to address the rezoning of annexed land and nonconformities resulting from such 
annexation and rezoning activities.  
 
Chapter 17.02 Definitions 
Current and past staff, through previous review of the LDC, identified the need for clarification of 
several existing definitions and the addition of a few new definitions to assist with the 
administration / interpretation of the regulations. 
 
Chapter 17.03 Applications and Procedures 
The Planning Commission had previously heard a case related to a mobile home community.  
As part of that case there were two issues related to the LDC that were identified.  The first 
issue was related to the length of time a conditional use permit shall be valid.  The proposed 
language changes are intended to address / clarify the establishment of a period of time 
associated with a conditional use permit and the allowance for an extension of such permit. 
 
Additionally, in this chapter there has been some confusion related to the administrative 
adjustment process terminology and when the Director is authorized to make administrative 
adjustments and when the Planning Commission is authorized to do so.  The suggested 
changes clarify the role of the Director and the Planning Commission, and provide additional 
administrative discretion to both in regard to the consideration of administrative adjustments.  
The recommendation is that the Director would have 10% adjustment discretion for 
administrative site plan reviews and the Planning Commission would have 20% adjustment 
discretion for site plan reviews.  
 
Chapter 17.05 Zoning Districts and Use Standards 
Another previously identified issue in relation to mobile home communities was the requirement 
of a conditional use permit for a manufactured / mobile / micro home community within the only 
zoning district which allows such use. This proposed adjustment would change such use from a 
conditional use to a permitted use in the RM-P district subject to the standards in Section 
17.06.020. 
 
Additional proposed changes in this chapter have to do with the placement of temporary offices 
at construction and development sites.  Such office would be considered a temporary use and 
under the current code would not be allowed in a residential zoning district.  The potential 
changes would allow the placement of temporary construction / sales offices on residential 
construction / development sites in residential districts within the parameters outlined.  
 
COMMISSION DISSCUSSION: 
 
Commissioner Ham stated all of the changes make sense and understood the rationale after 
reading all of the proposed changes side by side.  She is glad that the administration noticed the 
necessary adjustments to be made. 
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Commissioner Meder agreed the changes were needed. She had questions concerning Chapter 
17.02 the definition of xeriscaping. Mr. Knopick explained that xeriscaping was a landscaping 
method incorporating lower water usage materials and plants involved to reduce or eliminate the 
need for irrigation. 
 
Commissioner Meder also inquired about the increase in the percentage for administrative 
adjustments, and if the proposed increase would be more effective in addressing know issues.  
Mr. Knopick stated this adjustment appeared to be a good starting point without dramatically 
increasing administrative discretion.  Staff will be monitoring the use of the increase in different 
situations and may bring further adjustments to the percentages forward in the future. 
 
Commissioner Ford is in agreement that all of the changes make sense and the presentation was 
well done. 
 
Commissioner Boden stated he was happy to see all the changes made, and the proposed 
administrative adjustments would have come in handy during the building of the new Price 
Chopper.  
  
Motion made after review of the proposed Title 17 Land Development Code amendments, 
staff report dated February 22, 2021, that the Planning Commission recommend approval 
of the proposed amendments as presented. 
 
Motion by Commissioner Meder and seconded by Commissioner Ham. 
Motion passed 4-0. 
 

 
DISCUSSION ITEMS 
 
There were no discussion items. 
 
ADJOURNMENT 
 
Motion to adjourn made by Commissioner Ford and seconded by Commissioner Meder.  
Motion passed 4-0. 
 
Meeting adjourned at 7:34 pm. 


